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IV.  LAND USE ELEMENT 
 

A.  Statutory Requirements 
 

The Land Use Plan Element is prepared pursuant to N.J.S.A. 40:55D-28(b)(2), 
which sets forth the following four requirements: (a) a statement relating the Land Use 
Plan Element to the Master Plan’s overall goals and policies to its other elements, as well 
as natural conditions of the land; (b) the existing and proposed location, extent and 
intensity of development of land to be used in the future for varying types of residential, 
commercial, industrial, agricultural, recreational, educational and other public and private 
purposes or combination of purposes; and stating the relationship thereof to the existing 
and any proposed zone plan and zoning ordinance; (c) the existing and proposed location 
of any airports and the boundaries of any airport safety zones; and (d) an explanation of 
the population density and development intensity recommended for the municipality. 
 

B.  Purpose 
 

The Land Use Plan Element sets the framework for and incorporates the land use 
implications for all of the other elements of the Master Plan.  It establishes policies for 
the long-term physical development of the municipality and translates the community’s 
vision into a physical pattern that guides the general location of various types of land 
uses.  The Land Use Plan Element also includes goals, policies, and action items that are 
necessary to achieve the long-term future desired by the community.  It is utilized to 
guide the City’s local decision making and will be implemented through the City’s 
Zoning Ordinance and Map, as well as other land development regulations.  
 

As will be seen in other elements of this Master Plan, there are a variety of issues 
facing the City that range from historic preservation to stimulating economic 
development and capitalizing on the natural and man made assets of the City.  This Plan 
has been designed so that the City has the framework and the flexibility necessary to 
address these and other issues. 
 

C.  Goals 
 

• To revitalize the Central Business District, creating a safe, vibrant downtown 
entertainment district. 

• To maintain a balanced community that offers a mix of land uses that are 
appropriate. 

• To preserve and enhance the City’s distinctive community character and sense 
of place by providing guidance for renovated and/or new residential and 
commercial development. 

• To encourage an economically and socially vibrant downtown by promoting a 
mix of entertainment venues, housing, shopping, offices, restaurants, 
boutiques and civic uses and enhance the City’s pedestrian friendly nature. 
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• To stabilize and revitalize business and residential areas that are in need of 
redevelopment by enhancing economic vitality and improving the quality of 
life. 

• To preserve the City’s diversity of housing stock to protect the character of its 
residential neighborhoods and to target areas for improvements. 

• To improve the scenic quality of Bridgeton’s Gateways. 
• To concentrate major retail and service activity in the CBD while encouraging 

neighborhood scale retail and service centers. 
• To provide open space, community facilities, and reserve adequate land for 

future requirements. 
• To encourage industrial development in selected locations. 
• To include historic preservation as a major goal of the Master Plan. 
• To coordinate land use for the best functions for the City. 

 
D.  State and Regional Approaches to Land Use Planning 

 
The following sets forth the State and Regional Smart Growth Policies. It is 

important to have an understanding of the State’s and Region’s approaches to land use 
planning, which set the context for land use planning in Bridgeton. 

 
E. State Planning Policy 

 
The State Planning Act of 1985 mandated the New Jersey State Development and 

Redevelopment Plan (SDRP), which establishes State-level planning policy.  It advocates 
Smart Growth planning, by targeting the State’s resources and funding in ways that are 
consistent with well-planned, well-managed growth.  Smart Growth is a comprehensive 
strategy for sustainable development, i.e., development that meets the needs of the 
present generation without compromising the ability of future generations to meet their 
needs.  Smart Growth emphasizes the following objectives: 

 
• Mixed land uses 
• Compact, clustered community design 
• Range of housing choice and opportunity 
• Walkable neighborhoods 
• Distinctive, attractive communities offering a sense of place 
• Open space, farmland and scenic resource preservation 
• Directing future development to existing communities with infrastructure 
• Variety of transportation options 
• Predictable, fair and cost-effective development decisions 
• Community and stakeholder collaboration in development decision-making 

 
 

The SDRP is a reaction to the inefficient use of land and infrastructure and lack of 
a sense of community associated with suburban sprawl. It is intended to provide a 
balance between growth and conservation by designating planning areas that share 
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common conditions with regard to development and environmental features. Basically, it 
seeks to  maintain and revitalize existing cities and towns, focus growth into compact 
mixed-use communities that offer array of choices and options, and protect farmland and 
natural resources. 

 
The SDRP designates Bridgeton as a Regional Center.  The majority of Bridgeton 

is in the Metropolitan Planning Area (PA1), which encompasses large urban centers and 
postwar suburbs that are fully or almost fully developed.  The City also contains 
Environmentally Sensitive Areas (PA5) along the Cohansey River as shown on the 
Coastal Area Facilities Review Act and Coastal Planning Area Map.  Metropolitan Areas 
are described in the SDRP as follows. 
 

These communities have many things in common: mature 
settlement patterns resulting in a diminished supply of vacant land; 
infrastructure systems that generally are beyond or approaching 
their reasonable life expectancy; the need to rehabilitate housing to 
meet ever changing market conditions; the recognition that 
redevelopment is, or will be in the not-too distant future, the 
predominant form of growth; and a growing realization of the need 
to regionalize an increasing number of services and systems in 
light of growing fiscal constraints. In addition, the wide and often 
affordable choice of housing in proximity to New York and 
Philadelphia has attracted significant immigration, resulting in 
noticeable changes in demographic characteristics over time. 

 
The intent of the Metropolitan Planning Area is to provide for much of the State’s 

future redevelopment; to revitalize existing cities and towns; to promote growth in 
compact forms, to stabilize older suburbs, to redesign areas of sprawl, and to protect the 
character of existing stable communities. 
 

 F.  Regional Planning Policy 
 

A regional planning approach was taken for Bridgeton and eleven other 
communities by The Western/Southern Cumberland Region Strategic Plan (WSCRSP) to 
achieve the goals of addressing existing job needs, infrastructure and economic 
development; providing balance between economic development and environmental 
protection, achieving inter-municipal agreement on development goals and strategies, and 
developing a planning and implementation agenda; and obtain plan endorsement. 
 

The plan includes the strategies for the region in the future, identifies designated 
centers, and provides regional and municipal planning and implementation agendas.  
Bridgeton City is the only urban center in Cumberland County, the only fully sewered 
town and the only municipality in the study area that is entirely within Planning Area 1.  
 

A Planning and Implementation Agenda (PIA) was created for Bridgeton, 
identifying issues, strategies to deal with the issues, and the targeted outcome.  These 
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include natural areas, historic and cultural, agriculture, transportation, economy, 
community facilities and services, housing, land use, and inter-municipal coordination.   
 

G.  Inventory of Existing Conditions 
 

1.  Location 
 
The City of Bridgeton is located in southern New Jersey on the Cohansey River, 

which divides the City almost evenly in half.    The City’s role as a crossing point is the 
source of its name.  Bridgeton is in the Delaware Bay lowlands and several state parks 
are found nearby.  The City is about a one hour drive from Philadelphia to the west and 
Atlantic City or Cape May to the east.  The City has a total area of 6.4 square miles and is 
bordered by Upper Deerfield Township, Hopewell Township and Fairfield Township.   

 
Bridgeton is predominantly located within the Metropolitan Planning Area 1, with 

the wetlands and floodplain along the Cohansey River in the Environmentally Sensitive 
Planning Area 5, as shown on the Coastal Areas Facilities Review Act and Coastal 
Planning Area Map.  The Wetland and Floodplain Map identifies these environmentally 
sensitive areas of the City.  The New Jersey Department of Environmental Protection 
regulates proposed development in the southern half of Bridgeton under the Coastal Area 
Facility Review Act (CAFRA).  CAFRA regulates land near coastal waters in the 
southern part of the state.  The CAFRA boundary cuts through Bridgeton, running east-
west along Route 49.  Bridgeton is designated as a Coastal Regional Center which 
encourages concentrated development.  The Metropolitan Planning Area guides 
development and redevelopment to ensure efficient land use while capitalizing on public 
infrastructure and concentrated development patterns.  The CAFRA regulations 
encourage concentrated development by allowing generous impervious covers in centers 
while severely restricting impervious covers in the other CAFRA regions.  The 
designation of Bridgeton as a Regional Center is vital in promoting economic 
development in the Central Business District and the Redevelopment Areas, as the 
designation allows for eighty percent impervious cover versus the three percent allowed 
in a sensitive area.       

 
2.  Physical Features 

 
Bridgeton contains a number of environmental features shown on the 

Topographic Map.  The Cohansey River separates the eastern side of the City from the 
western side.  The Cohansey River is tidally influenced through the City to Sunset Lake.  
Rocaps Run which forms the City’s southeastern boundary is tidally influenced to a point 
east of South Avenue.  The Head of Tide showing the limit of tidal influence is portrayed 
on the Head of Tide/Tidal Wetlands Map.  The Topographic Map shows Sunset Lake and 
Mary Elmer Lake in the northwest quadrant of the City.  A Raceway leads from the lake 
south to Eddy Pond and Muddy Run near the railroad line north of Commerce Street.  
East Lake and Indian Fields Branch are located on the eastern side of the City north of 
Commerce Street.  Island Branch forms the southwestern border of the City and Jackson 
Run is located in the northwestern quadrant of the community. The Topographic Map 
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and 2002 Aerial Photo Map show almost the entire City as urban and developed with 
clusters of wooded areas at City Park and along the wetlands of the river and stream 
corridors.  Tidal wetlands regulated under the 1970 Wetlands Act are shown on the Head 
of Tide/Tidal Wetlands Map. 

 
Bridgeton is situated on primarily Downer Loamy Sand, Downer Sandy Loam 

and Sassafras Sandy Loam soil types.  These soils are located on nearly level to sloping 
areas.  They are well drained soils with slight limitations for development.  Wetland areas 
contain Fallsington Sandy Loam, Muck, Tidal Marsh and Atsion Sand soil types.  These 
soils types are located in tidal flats, very poorly drained or inundated areas and contain 
severe limitations for development. 
 

3.  Population 
 
Bridgeton is part of the Bridgeton-Millville-Vineland Primary Metropolitan 

Statistical Area and is the County seat of Cumberland County.  According to the 2000 
Census, the City had a population of 22,771, though over 3,800 persons were prisoners at 
South Woods State Prison, the largest correctional facility in New Jersey.  The population 
has grown to 24,389 (a 7.1% increase) according to the 2006 Census Bureau estimate. 
This growth rate is higher than that of the County as a whole (+5.1%) or that of either 
Millville (+5.0%) or Vineland (+3.6%).  The 1980 population was 18,795 persons with 
18,942 in 1990.  Projected 2015 population is 25,322 according to the South Jersey 
Transportation Planning Organization (SJTPO).  A more detailed description of the 
characteristics of Bridgeton’s population is contained in Section V. Housing Plan 
Element. 
 

4.  Existing Land Use 
 
The Existing Land Use Map identifies fourteen categories of land uses in 

Bridgeton.  The land use categories are as follows: 
 

Vacant     Public School 
Residential    Other School 
Farm Regular (Dwelling House)  Public Property 
Farm Qualified (Vacant Farmland) Churches and Charitable Properties 
Commercial    Cemeteries and Graveyards 
Industrial     Other Exempt 
Apartment     Railroad 

 
 

A summary of land uses by region in the City is provided below. 
 

West of the Cohansey River: 
 

The northwest section of Bridgeton, which is bound by Northwest Avenue to the 
east, Central Avenue to the South, and West Park Drive to the north contains a 
neighborhood of single family residential homes.  East of this neighborhood is the 
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laboratories, wholesale activities, bonded storage warehouses, utility installations and 
alternative power producers and accessory uses.  Commercial excavation is permitted as 
a Conditional use. 

 
Two Open Development Districts exist to provide sufficient space for public and 

semipublic recreation and conservation; to provide sufficient space for the expansion of 
existing public facilities; to protect the natural environment from ill-conceived 
development; to protect public health, safety and welfare from certain natural disasters; 
and to permit and encourage the retention of open land uses located and designated to 
constitute harmonious and appropriate physical development in the City. 

 
The first Open Development District is the O-1 Park and Open Space District 

which is intended to establish a district specifically for recreation, conservation of natural 
amenities, public education facilities and certain semipublic uses which require vast 
amounts of open land.  The O-1 District permits public parks, playgrounds, playfields or 
reservation, recreation buildings, beaches, pools, commercial recreation, zoos, aviaries, 
aquariums, conservatories, arboretums, botanical gardens, wildlife refuges, public 
schools, libraries, museums and similar public education facilities, cemeteries, 
mausoleums, crematoriums and related religious buildings and municipal uses and 
buildings and accessory uses.  Conditional uses include churches and public utilities. 

 
The second Open Development District is the FP Floodplain District which is 

intended to establish controls for floodplains and wetlands and to protect areas subject to 
and necessary for floodwaters and tidewaters.  Permitted uses include cultivation 
including reforestation and harvesting of crops according to recognized soil conservation 
practices, pasture, grazing land, and outdoor plant nursery or orchard. 

 
H.  Land Use Plan 

 
The Land Use Plan evaluates the major land use issues facing the City, articulates 

design guidelines for new and infill development in the community, and makes 
recommendations for future changes to the City’s development regulations and maps 
relating to land use. The Bridgeton Master Plan, however, contains a number of other 
elements that describe land use issues, present guidelines for new development and 
rehabilitations and recommends changes to land use.  Recommendations for general land 
use and zoning changes are presented below. 

• Renew the Central Business District and expand the list of permitted uses to 
include entertainment related uses, boutiques, outdoor cafes/bistros, niche 
retailers, specialty retailers, indoor ethnic marketplace and multicultural 
center with offices and meeting rooms.  

• Prioritize redevelopment areas, starting with the Central Business District 
and revise Redevelopment Plans if they are not consistent with present land 
use goals.  Promote parcels, seek developers, and begin redevelopment. 
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• Improve streetscapes, particularly at gateways to the City and in the Central 
Business District.  Way finding signs, banners, street lighting, patterned 
cross-walks and planters encourage a pedestrian friendly and welcoming 
environment to residents and visitors. 

 
• Conduct a parking survey to determine the need for and capacity required 

for additional parking in the downtown.   
 
• Replace the Flood Plain zone with a Waterfront District that would permit 

recreation/ecotourism type uses along the City's waterways.  Environmental 
concerns are already regulated by NJDEP and this district would permit a 
greater variety of uses while respecting the environment with the regulations 
already in place with CAFRA, Flood Hazard Area, Waterfront 
Development, Tidal Wetlands and Non-Tidal Wetlands. 

 
• Transition neighborhood businesses that are currently in the Central 

Business District to neighborhood locations and attract new Central 
Business District related businesses to the CBD.  Identify key intersections 
within residential districts where neighborhood commercial locations are 
appropriate. 

 
• Amend the C-3 Hospital-Medical Center District to allow for broader uses 

such as various educational and medical/occupational training facilities. 
 
• Reduce the size of R-1 Density Low Residential lots to reduce the number 

of undersized lots that exist in the District.  The Non Conforming R-1 
Parcels map shows the wide spread extent of non conforming lots. 

 
• Review R-2, R-3 and R-4 standards and districts in terms of housing needs. 

 
• Review the impact of the Planned Mixed Use Commercial Residential 

District (PMUCRD) on neighborhood residential and retail districts. 
 
• Eliminate or amend abandoned property regulations. 
 
• Amend C-5 Highway Commercial District to allow additional retail and 

restaurants. 
 
• Amend C-1 Central Business District to permit second and higher story 

living. 
 
• Create an additional C-4 Neighborhood Business District in the Pamphylia 

and South East Avenue area. 
 

• Review the Industrial zoning uses and boundary limits to insure industrial 
viability of standards to current potential users. 
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• Reduce the C-4 boundary along Oak Street between Lawrence and Franklin 

Streets by moving it south toward Broad Street and review the need to adjust 
district boundaries for similar situations in the City.  

 
• Discourage conversion of large existing homes to apartments or rentals. 

 
• Review sign ordinance to reduce the amount of window signage. 
 
• Review the Property Maintenance code to make sure it's consistent with the 

Zoning Ordinance. 
 
• Amend ordinance to require on site parking for change in use or increase in 

intensity of use for residential and non-residential properties. 
 
• Investigate parking permit program to limit on street parking. 
 
• Require conversions of single family units to multi-family to accommodate 

parking and Minor Site Plan approval. 
 
 
 


